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ORDINANCE NUMBER 16-____

AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF
MAMMOTH LAKES, COUNTY OF MONO, STATE OF CALIFORNIA,
APPROVING DISTRICT ZONING AMENDMENT 15-002
FOR THE OLD MAMMOTH PLACE AMENDMENT PROJECT,
AMENDING THE CLEARWATER SPECIFIC PLAN,

AND MAKING FINDINGS IN SUPPORT THEREOF

WHEREAS, a request for consideration of a district zoning amendment was filed by
Brent Truax for the property owner, Metric Mammoth, LLC, to amend the Clearwater Specific
Plan to allow the Old Mammoth Place Amendment project, in accordance with Sections 17.116
(Specific Plans) of the Town of Mammoth Lakes Municipal Code, for property located within
the Clearwater Specific Plan at 164, 202, and 248 Old Mammoth Road; and

WHEREAS, the Planning and Economic Development Commission conducted a
noticed public hearing on the application request on June 15, 2016, at which time all those
desiring to be heard were heard; and

WHEREAS, following the receipt of all oral and written testimony, the Planning and
Economic Development Commission closed the public hearing on June 15, 2016 and adopted
Resolution No. PEDC 2016-11 recommending to the Town Council adoption of the Addendum
to the Clearwater Specific Plan Environmental Impact Report (EIR) and approval of the Old
Mammoth Place Amendment Project, including District Zoning Amendment 15-002; and

WHEREAS, on July 20, 2016, the Town Council conducted a duly noticed public
hearing at which time all those desiring to be heard were heard, and considered testimony and
materials in the staff report and accompanying documents and exhibits; and

WHEREAS, following receipt of all oral and written testimony, the Town Council
closed the public hearing on July 20, 2016 and adopted Resolution 2016-__, making the
required California Environmental Quality Act (CEQA) findings, and adopting the Addendum
to the Clearwater Specific Plan Environmental Impact Report; and

WHEREAS, all legal prerequisites for the adoption of this Ordinance have occurred.

NOW, THEREFORE, THE TOWN COUNCIL OF THE TOWN OF MAMMOTH
LAKES, CALIFORNIA, DOES HEREBY ORDAIN AS FOLLOWS:

Section 1. Recitals. The above recitals are all true and correct.

Section 2. Environmental Review. The Town Council makes the following findings
and takes the following actions pursuant to the requirements of the California
Environmental Quality Act (CEQA):
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CEQA Findings — CEQA Guidelines Section §15164:

a.

The Town Council has previously certified the Addendum to the Clearwater
Specific Plan Environmental Impact Report (EIR) (State Clearinghouse No.
2006062154), and considered the Addendum together with the EIR, any comments
received, including the Mitigation Monitoring and Reporting Program, pursuant to
the CEQA Guidelines, and finds that on the basis of the whole record, there is no
substantial evidence that the proposed district zoning amendment will result in any
new significant effects or a substantial increase in the severity of previously
identified significant effects.

The Town Council previously found that the Addendum to the Clearwater Specific
Plan EIR has been completed in compliance with CEQA and reflects the lead
agency’s independent judgment and analysis.

An addendum is adequate because the Addendum demonstrates that the environmental
analysis and impacts identified in the Clearwater Specific Plan EIR remain
substantively unchanged by the proposed district zoning amendment and supports the
finding that the proposed district zoning amendment does not result in any new
environmental effects and does not exceed the level of impacts identified in the EIR.

The custodian and location of the documents and other material which constitute the
record of proceedings upon which this decision is based is the Town Clerk at the
Town of Mammoth Lakes Offices, 437 Old Mammoth Road, Suite R, Mammoth
Lakes, California 93546.

The Town Council finds that the proposed district zoning amendment will not result in
a safety hazard or noise problem for persons using the Mammoth Yosemite Airport or
for persons residing or working in the Project area because the Project site is located
approximately seven miles from the Mammoth Yosemite Airport and due to the nature
and scope of the project, no impact to air traffic patterns are anticipated.

A program for reporting on or monitoring the required mitigation measures has been
adopted and all of the mitigation measures remain applicable.

Section 3. Findings. The Town Council HEREBY FINDS AND DETERMINES
based on the information presented herewith:

1.

FINDINGS FOR DISTRICT ZONING AMENDMENT
(Municipal Code Section 17.116.060)

The proposed amendment, which consists of revised project development standards
for building height and requirements for workforce housing and minor text edits to
provide consistency with the current conditions on the site, is consistent with the
General Plan because it would comply with all applicable Goals and Policies of the
General Plan and would implement the goals and objectives of the Old Mammoth
Road District by providing a pedestrian-oriented, mixed-use condominium-hotel
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2.

development that has ground-floor retail that is oriented to the street; commercial
corridors that are walkable year-round; distinctive mountain architecture;
streetscapes that are safe and designed for the pedestrian; numerous public plazas,
courtyards, and pedestrian links that create a sense of exploration; and mid-block
pedestrian access.

Each of the requested modifications is consistent with the General Plan as follows:
a. Building Height

The project reflects thoughtful site planning because the increased height at
the center of the site will be largely mitigated by the smaller, surrounding
buildings and the project is able to gain the necessary additional residential
square footage, while still maintaining a site coverage of 48%. The public
view planes from the sidewalk level and across the street from the project are
governed by the foreground structures and the increased height in the center
of the site will be largely outside of the public view. Additionally, as shown
and described in the Addendum to the Clearwater Specific Plan EIR, the
project would not result in increased public view blockage of the Sherwin
Range compared to the approved and permitted Old Mammoth Place project.
The amendment would maintain the sense of “a village in the trees” since
the maximum building height of 65 feet is consistent with the average mature
height of the trees on the site and with what was analyzed by the Clearwater
Specific Plan EIR. Furthermore, the project incorporates a high quality of
architecture through the use of varied natural materials that are consistent
with mountain architecture and the building mass is broken up by
incorporating significant building articulation and stepping of the building
height from the perimeter of the site to the center.

b. Housing

The proposed amendment is consistent with the Housing Element of the
General Plan since housing will be mitigated in a manner consistent with the
Town’s Housing Ordinance and reflects the Town’s visions, goals, and
current strategies for affordable housing.

The proposed amendment is internally consistent with the Clearwater Specific Plan
because the project would create a condominium-hotel that includes ground-floor
commercial and other associated uses (i.e., restaurant and retail spaces,
understructure parking garage, conference space, spa and wellness center, and public
open spaces). The mass of the buildings would be aggregated to the center of the site
to reduce impacts to public views and to maintain a building height at street level
that is consistent with the adjacent Zoning Districts. The project does not exceed the
total allowable density in the General Plan or the Clearwater Specific Plan.
Additionally, the project complies with all of the development standards of the
Clearwater Specific Plan with the exception of building height. The amendment to
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the building height standards will achieve a project that is consistent with the
Clearwater Specific Plan.

The proposed amendment would not be detrimental to the public interest, health,
safety, convenience, or welfare of the town because the Addendum to the Clearwater
Specific Plan EIR, along with the full Clearwater Specific Plan EIR, analyzed
potential project impacts associated with land use, aesthetics, light and glare, traffic
and circulation, air quality, noise, and utilities and service systems. As described in
the Addendum to the Clearwater Specific Plan EIR, the amendments would not
result in any new significant effects or a substantial increase in the severity of
previously identified environmental effects with the incorporation of mitigation
measures. Mitigation measures have been adopted through the Mitigation
Monitoring and Reporting Program (MMRP).

The proposed amendment is in compliance with the provisions of the California
Environmental Quality Act (CEQA) because an Addendum to the Clearwater Specific
Plan EIR has been prepared for the Project, which determined that on the basis of the
whole record, there is no substantial evidence that the proposed district zoning
amendment will result in any new significant effects or a substantial increase in the
severity of previously identified significant effects. The Clearwater Specific Plan EIR
did conclude that impacts to aesthetics/light and glare, land use and relevant planning,
and short-term construction noise would remain significant and unavoidable despite
implementation of mitigation measures and a statement of overriding considerations
was adopted. The proposed amendment does not increase the severity of these impacts
that were found to be significant and unavoidable.

The affected site is physically suitable in terms of design, location, shape, size,
operating characteristics, and the provision of public and emergency vehicle access
and public services and utilities for the requested zoning designation and the proposed
use and development because the site is already developed with a lodging
establishment and the proposed re-development of the site would result in a
pedestrian-oriented mixed-use lodging establishment that is consistent with the
Clearwater Specific Plan, as amended. Based on a maximum density of 488 hotel
rooms, the Clearwater Specific Plan EIR found that adequate public services and
utilities could be provided to the site. Furthermore, the conditions of approval require
compliance with all Mammoth Lakes Fire Protection District requirements for
emergency access and fire protection.

The amendment is consistent with Mammoth Yosemite Airport land use plan because
the project is located approximately seven miles from the Mammoth Yosemite Airport
and due to the nature and scope of the project, no impact to air traffic patterns are
anticipated.

The amendment has been processed in accordance with Municipal Code Section
17.116.070.C (Specific Plans — Amendments) and Government Code 65453.
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Section 4. Approval. Based on the findings contained in this Ordinance and all other
evidence in the record of proceedings in this matter, the Town Council hereby approves District
Zoning Amendment 15-001, amending the Clearwater Specific Plan in its entirety to read as
shown in attached Exhibit “A,” which is incorporated herein by this reference.

Section 5. Severability. If any section, subsection, subdivision, paragraph, sentence, clause
or phrase in this Ordinance, or any part thereof, is held invalid or unconstitutional, then such
decision shall not affect the validity of the remaining sections or portions of this Ordinance or
part thereof. The Town Council hereby declares that it would have passed each section,
subsection, subdivision, paragraph, sentence, clause or phrase of this Ordinance irrespective of
the fact that any one or more sections, subdivisions, paragraphs, sentences, clauses or phrases
may be declared invalid or unconstitutional.

Section 6. Effective Date. The Mayor shall sign and the Town Clerk shall certify passage
and adoption of this Ordinance, and shall cause the same to be published and posted pursuant to
the provisions of law in this regard, and this Ordinance shall take effect thirty days after its final
passage.

ADOPTED, SIGNED and APPROVED this 3" day of August, 2016.

SHIELDS RICHARDSON, Mayor

ATTEST:

JAMIE GRAY, Town Clerk
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Exhibit “A”
Revised Clearwater Specific Plan

http://www.townofmammothlakes.ca.gov/DocumentCenter/View/6030
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